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The South End hes before it the opportunity te adopt ene ef three 
retail policies. The first alterngpive ie to leave the present retail 
structure alone and, thus, allow the market to determine the changes 
iz the retail structure of the area. Although such a policy seems 
like ne policy at all because there would be no effert to alter 
the retail structure of the area directly, this, however, is sot se 
since other direct urban renewal actions in housing and social 
overhead capital could alter the reteil etructure indirectly. 


fo digress for a moment, it must be remembered that the retailer 
ie a middleman, he simply reacts to a given situetion. Tos retailer's 
‘weld being is a direct function of the mumber, the purchasing pover, 
and the wants of consumers in his area, If the retailer can supply 
the goode his consumere want at prices they are willing te pay, his 
business eurvives. Further, te should be stated that the fact that a 
business survives is prima facie evidence that it ie a socially desirable 
institution, for if it were uot, the business, because of Lack of 
patronage, would go under. It, therefore, follows that the elimination 
of any business inflicts a social cost upon ite customers for, as in 
the case of retail, they amet either pay higher prices or travel © 
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greater distances or beth an @ remit of the partial elimination of 
competition by mmiecipal action. The above should not be construed 
ae @ egrument ageinet eliminating retail steres but rather te point 
out that the consumer ae well ac the retailer bears the boets of 
retell clearance. 


To veturn to the first alternative, if the policy of the BRA were 
te avoid retail clearance and if the housing program and capital 
improvements were successful (i.c. more people or more purchasing 
power were attrected inte the area) then the BRA cowld expect a 
change in the retail structure to occur as a result of the workings 
of the market. One could expect the following as « result of the 
ahove eircumstances - existing stores would expend in some case; 
ether types of stores might contract if the concumers they served 
were replaced by other consumers whe had different wants (e.g. a pawn 
shop might be replaced by & comercial bank). in general, one could 
expect the retail structure over time te adjust to the different 
population which has resulted primarily from housing and municipal 
improvemest policies. Even if the above policies upon their successful 
completion should reeult in essentially the seme population (i.e. in 
teme of size, inceme Levels and wants) the retail etructure can also 
be expected to change if we can ansume that the location of residential 
areas has been changed or that industrial land use has been eliminated 
from residential areas. 


Before proceeding with the second alternative, two points shovld be 
made - first, whatever retail structure results may or may not be 
desixable on the basis of noneeconomic criteria (¢.g. poor design, lack 
of concentration of facilities, or what have you) but it will be feasible. 
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Second, while it hac been stated that the retail structure will change 
over time, there is the fundamental question as te just how quickly the 
ehange will oceur. It has been stated with e high degree of confidence 
thet the retail structure depends on the social acd economic characteristics 
ef the loce) population and that the retail structure doss not determine the 
characteristics of the Local population. The pracading ie, however, a 
static view. When an attempt to predict the change in the retail 
steucture over time (i.e. a dynamic: view) ie made, one camot essume 
aay the probability of a high ccourvence of mitual causation. The South 
fel hae undergone marked changes im the post-war period. At least 
25,900 people have left the ares in this perfed. As a reault of the 
outflow over time, the retail etrusture has been changed. Many firms 
have either gone out of business completely or have moved te another 
wren. However, even in the face of tremendous drope in pwpulation, the 
South End, it te said, hae an abumlance of the su-called “marginsl 
eperaters” who manage to eke cut an existence in the area. The South 
Gad repert, for example, estimates that the area has “eucess” retail 
opaice smounting to 723,058 square feet which ie roughly 63% of all 
retail space in the ares. Such a percent from an cconomiet’s view is 
etaggering, almost wnbelievabie. There must be some explanation for 
this apperent maladjustment of the market to population change. 


The South End report provides some explanation by stating thet 
the “excess” space figure was calculated from “suburban averages and 
henee must be viewed cautiously since the South End is aot by any means a 
“suburban commmity. (This writer bas spent same time attempting to 
measure the extent of the deviation between typical suburban spendiag 
patterns ani the spending patterns of the South End Community in order 
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toe both guage the extent of “excess” space and te discuss the implications 
of the excess epace on possible retail policies. However, to my diemay I 
have been frostrated in avy attempt to uncover a pattern which would 
explain the present retail structure of the area. If possible, I should 
like te continue on the topic Later cince I believe it is of the utmost 
importance in determining what will be feasible in the area) Also, 
avether partial explanation of thie “excess” space ie that the resident 
population alone is considered in duneeniuies retail capacity. Ina view 
of the fect that the South Bad has mech of ite land devoted to non-residential 
use {¢.g. uncufacturing, storage, distribution, aud institutional), the 
effeet of the daytime population on the retail structure (especially eating 
and drinking places ard personal services) must be considered. Finally, 
the Lack of understanding between what the layman's view of a “marginal” 
_ @pexater and what the econemist's view of a “marginal operator is accounts 
for some of the miscalculetioa of the "excesd' space. In the general view, 
a “marginal” operator is one whose income is low and will become lower 
over time. Further, at some point, income will become so low that the firm 
will go out of business. To the economist, such a statement is acceptable 
as far as it goes, but it ignores the crucial problem of when the displacement 
will occur, og what ie essentially the same question, at what level of low 
income will the firm go under, ‘lo the economist, a person on the margin 
is one who can be expected to change his jecb or his line of business 
when income drops slightly. What makes anyone change his means of Livlihood 
is @ cowparieon between hie present position and his next best opportunity. 
If we can aseume that the typical South End shopkeeper is old, and set in his 
ways, and probably a member of one of the South End ethnie groups, we have 
to ask what is his next best opportunity and what is his income in thie 


next best opportunity? The anewer. I would avaneet. ia that thie Fal tows 
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has, in general, no other opportunity other than te ratire and live off 
@ meager pension or the charity of relatives. In other cases, the store- 
keeper in question may, for aon~economic reasons, net want to even retire. 
in the former case, the margin may be quite large {e.g. a shopkeeper 
clears $50.00 per week but, on a pension, his iscome would would be 
eay $30.00 per week or less, thus, his income per week would have to 
drop $20 before he truly became “marginal”. In the Latter éese, ao mergin 
exists at all assuming, of course, there fe another source of income (e.g. 
savings) available to the shopkeeper. In either case, both types of shop- 
keepers are not “marginal” in the meaningful sense of the werd, although 
their incomes are low by comparison: with a standard which is not relevent 
in their calculations as to whether or vot they should wake a change in 
theix means of livlihood. 

Iu ¢conelusion, all cf these factors ere operating to reduce the size 
ef the original estimate of excese space in the area, However, as noted, 
I have bean unsuccessful, to date, in my attempt to measure more precisely 


the emount of “excess” space in the South End. 


A major reason for rigidly defining ea marginal shop was to provide 
a framework for analyzing the extent of the interaction over time between 
the exietence of delapidated shope and population decline in the South End. 
If we can aseuee 4 certain amcunt ef excess space plue an amount of space 
operated by “marginal” shopkeepers, then we can ask how important ie this 
factor in causing neighborhood decline? The argument that such a situation 
exists is essentially an extension of the “vicious circle” theory wherein 
the worsening of the situation now tends to worsen the situation even 
further in the future and so on. In terms of a theory of neighborhood 
deeline, the causal factor has generally been accepted to be population 
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decline (i.0. as population drops, vacancies begiu te appear in homes 
aod shops, as the process continues, other residents begin to view with 
alarm the departure of their neighbors, which precipitates declines in 
property values as @ result of further vacancies in residences aad shops. 
_— Bventually, ast tome point, those who atended te stay catch the fever 
end the process of decline accelerates). 


If we assume that the theory provides reasonable explanation of 
what has occurred in the South End, I cannot logically link up vacail 
ani delapidated shops with the acceleration of neighberhwod decline 
because the primary cause continues to be population change. In fact, 
of course, the preceding discussios, if valid, proves the opposite, (1.¢. 
the marginal chopkeeper is @ stabilising force in the community fer, by 
definition, the marginal shopkeeper is one whose rate of attrition ie lower 
than that of the population in general because, as noted, the shopkeeper 
dees not panic, he continues to stay.) 


fence, one might conclude that an extirpation of retail activities on 
the grounds that they are themselves a cause of blight is a meaningless 


exercise. ft is an attack on the symptons < not the cause. 
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MP admit much verbiage has been used analyzing « policy which will 
not be adopted. Kevever, the reaseon for the approach is that the economics 
ef retailing are essentially the same. 


A eetend policy alternative would be for the BRA to clear retail 
activities on non-economic ap well as economic grounds. I would assume 
that a non-economic reason would be for purposes of physical planning (a 
retail cluster or strip might be cleared because the site was deemed to 
be superior for a'school or playground). 
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